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Importance: High

Dear Fellow Lake Forest Homeowner,
 
On behalf of the Board of Directors and the Exterior Design Committee (EDC), I wish to alert you to

the IMPORTANT Annual Owners’ Meeting on June 30th and encourage you to arrive 30 minutes early
to see architectural drawings and other info on the proposed Siding Renovation Project.  The Annual
Meeting begins at 1:30pm in The Summit County Community Senior Center Building (Fremont
Room), 151 Peak One Blvd, Frisco, Colorado.
 
The Siding Renovation Project proposal will be presented at the Annual Meeting.  It is based on 9
months of extensive due diligence by EDC members, input and direction from the Board of Directors
and formal analysis/studies from multiple professionals (engineers, architects, contractors).  The
following is a summary of conclusions and recommendations:
1.      The condition of the siding is poor (by expert opinion and subjectively) and outdated
2.      The poor condition threatens the structural integrity of the buildings (leaks, rot, vermin etc.)
3.      The EDC’s recommendation to the HOA and Board is full renovation of Lake Forest complex in
order to maintain our value and add durability to the facility for all owners.
4.      Regional comps demonstrate that similarly sized and aged HOAs have made the decision to
renovate (and illustrate the costs and aesthetic improvements involved)
5.      The overall siding renovation cost is estimated to be ~$2-2.5 million. The EDC and the Board
are working hard to mitigate the costs while ensuring a quality and durable end-product
6.      The timeline proposed for the Siding Renovation Project is Spring 2019 and ending by late Fall
2019.
7.      Piecemeal repairs are NOT a recommended solution—the poor condition would warrant
extensive and therefore expensive work; also, contractors strongly concur and do not recommend
this approach
8.      Failure to make a decision to proceed serves no purpose but to delay the inevitable—and at
substantial, incremental cost
Also, please review the attached materials that provide vital background to this Project and its
importance to the value and aesthetics of our HOA buildings.  Thank you and we look forward to
seeing you in a couple of weeks.
 
David Ehrenberger
Chair, Lake Forest HOA Exterior Design Committee
drehrenberger@gmail.com
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Exterior Design Committee Report to Lake Forest HOA 
June 2018 


 


This report is submitted to the Lake Forest Board of Directors to share the results of our 
investigations, discussions and opinions regarding the need, methodology and cost 
estimate for a project to make necessary repairs to our buildings or to re-side the 
structures, if needed.  The objectives are to extend the useful life, improve aesthetics, 
reduce cost of future maintenance and increase value for all unit owners. 


Background 
Lake Forest enjoys a unique and premier location in Summit County.  We have a superior 
layout, facilities and amenities.  A reasonable estimate of our condominium complex’s 
market value is in excess of 36 million dollars.  In short, we have a great place, but we need 
to make significant repairs to the buildings’ exteriors to maintain its value and utility for 
the future.   
 
Our buildings are 20+ years old and are located in a very demanding alpine environment.  
It is obvious that some of the original construction materials and details were not of the 
best quality.  We now have numerous places where water, snow and ice are penetrating 
our walls and causing potential structural damage.  The unattractive cosmetic aspects of 
this are obvious to even a casual observer.  The more serious aspect is the structural 
damage and the extreme cost of future repairs if we further delay fixing the problems. 
 


The cedar siding on our buildings is known as “channel rustic”.  It was popular in the late 
80’s and early 90’s due to its “cabin look” style and relatively low cost.  The main problem 
with this siding material is that it collects water in the groves (channels) and directs the 
water to any opening and allows it to penetrate into the walls.  On our buildings, this bad 
feature is made much worse by the poor construction details of all corner trim boards, 
window trim boards and the lack of proper flashings.  No reasonable repairs can correct 
this situation.  Siding replacement with better materials and proper installation is the only 
solution.  In addition, there are numerous wood splits, cracks, missing sections, un- filled 
knot-holes and poor quality miss matching pieces of siding on all our buildings. 


 


Analysis and Discussion 
The job of siding is to protect the structure of the building from wind, water, ice formation, 
vermin and to provide an attractive facade.  The current, original siding is obviously failing 
in all regards.  We have: 
 1. Multiple places where water and ice are entering the buildings due to poor construction 
details such as lack of metal flashings on all windows and exterior doors, (See Exhibit A) 
corner boards that are not set-into the siding boards and caulked,(See Exhibit B) numerous 
warped and split siding boards, many missing parts, knot holes, and rotted portions of 
wood materials.(See Exhibits C-1, C-2, C-3).  







 


 


2. Numerous openings and voids in the soffit and fascia that are causing our serious bat 
infestation as well as allowing water to penetrate the structure 
3. Many locations where the snow pack is causing wood rot along the lower few feet of the 
buildings.  Even the poor quality, non-matching replacement siding boards on the east 
sides of building A, B, C. & D are showing signs of moisture deterioration. 
 
New siding with stone or metal protective wainscoting at the ground level and a 
Hardiboard® (or equal) siding above will correct the above mentioned problems, provide a 
30 to 40 year warranty and minimize future maintenance costs. 
 
The cost of “patch-up” repairs to all the seriously defective siding, missing flashing, poor 
construction details, rotted decking, rusted railings can be expected to cost 20% to 40% of 
total replacement and we still have a 1990’s building with no warranty.  Delaying the re-
siding job can be expected to cost more in the future.  Construction cost increases in our 
area are reported to be in the 5% to 8% per year range.  It is recommended to put any 
additional expenditure into our building and towards improving its value and utility.   
 
The Board commissioned a reserve study by Criterium-Cona Engineers in October of 2017.  
This report stated, in part: “The wood siding needs to be removed and replaced in several 
areas where there is visible cupping or buckling of the exterior boards. This can be performed 
on an as-needed basis or part of an overall upgrade to the property. We have evaluated both 
partial siding replacement and a complete siding replacement as part of this reserve study  
The building wrap will not last for an extended period of time after being exposed to the 
elements. Wind, sun rain and snow will damage the wrap material if not properly protected 
by the wood siding.” 
 
Solution to Problems and Action Needed 
There seems to be ample evidence and professional opinions that improving our property 
in this manner will increase the property values for all unit-owners, significantly reduce 
future maintenance costs and add many more years of enjoyable life to our complex.   
I have identified a preliminary list of tasks for a Statement of Work for the committee’s 
consideration and am asking for comments on each of these following items. 


1. Remove all siding, repair any underlying wood rot, damaged insulation or structural 
problems on all six residential buildings and all 10 garage buildings.  Consider lesser 
work in vestibule interiors as a cost savings measure. 


2. Re-wrap all buildings with good quality thermal/vapor sealing barrier.  
3. Install new siding materials as per the specifications designated by the EDC and the 


Board of Directors Hardiboard®, (or equal) stone, metal or stucco).  Take care to 
use solid material for a “wainscoting” look at ground level to protect from snow and 
ice build-up. 


4. Remove, repair as needed, and replace all soffits, fascia and guttering, as needed and 
specified. 


5. Replace the 73, triple-sash (72” x 46”) guest bedroom windows in all units.  
Consider a credit for any owner who has already replaced this window with an 
approved window and proper construction details. 







 


 


6. Provide an option for any owner to replace other windows and patio doors in their 
units at extra, reasonable costs. 


7. Remove all balcony railings and decking.  Replace decking with a Trex® type 
product.  Repair, repaint and re-install balcony railings. 


8. Inspect and Repair garage roofs, as needed. 
9. Improve exterior lighting, as needed to meet building codes 
10. Stain and reseal all entry stairs, landings and railings. 
11. Replace exterior numbering and signage. 


 A realistic time frame for the re-siding and repair project, if approved by the Board and the 
owners, could be the spring of 2019. 


We have had discussions with four qualified general contractors to seek preliminary 
interest and capability of doing a residing or repair project on our buildings.  In order to get 
realistic price estimates and contractor interest we need to complete the design, planning 
and bidding process by the end of 2018.  Our final specifications, final Scope of Work and 
competitive bidding will determine the cost of repairs and re-siding.   
 
Financial Considerations 
These kind of projects are common in our area.  Many have recently been completed on 
condo complexes similar to ours.  Exhibits D-1. D-2, D-3, and D-4 illustrate four of these 
completed projects. 


There are a number of ways to pay and finance the project.  The Board would have to make 
decisions about allocation of costs and unit-owners payment options.   There are several 
local banks that will finance a portion of work like this at competitive rates for up to 10 
years.  A precondition of any such loan would be the bank’s determination that the HOA is 
operated on a “sound and fiscally responsible basis” with reasonable and adequate 
reserves.     


For one example, if it is decided by the membership to use financing, we could apply the 
proceeds from the sale of the HOA owned rental unit, assess each unit-owner a portion of 
the cost and finance the balance for 10 years.  Monthly payment of this type of loan could 
be added to the monthly HOA fee.  Individual owners could be offered some discount for 
paying the total special assessment up-front. 


Conclusion 
The Board of Directors and the Exterior Design Committee have concluded that renovation 
of the HOA’s building exteriors is a priority.  Doing a professional re-siding and exterior 
remodeling project now will insure that Lake Forest Condos will remain a premiere 
property for an additional 30+ years.   








 


 


LAKE FOREST CONDOS 


PRELIMINARY STATEMENT OF WORK 


As of May 29, 2018 


We have identified a preliminary list of tasks for a Statement of Work for the committee’s 
consideration and are asking for comments on each of these following items. 


1. Remove siding; repair any underlying wood rot, damaged insulation or 
structural problems on all six residential buildings and 10 garage buildings.  
Consider lesser work in vestibule interiors, if possible, for cost savings. 


2. Re-wrap and seal all buildings with good quality thermal/vapor sealing barrier.  
3. Install new siding materials as per the specifications designated by the EDC and 


the Board of Directors (Hardiboard® or equal).  Install approximately 3’ of 
wainscoting (stone, metal or stucco) at base of all buildings for snowmelt 
protecting, reduced maintenance and modernization. 


4. Remove, repair as needed and replace all soffits, fascia and guttering, as 
required and specified.  Re-work attic venting to improve ventilation and 
eliminate openings for bats, birds and other vermin. 


5. Replace the 73 guest bedroom triple-sash windows (aluminum clad) in all units 
(consider a credit for any owner who has already replaced it with an approved 
window and proper construction details) 


6. The contractor is to provide an option for all owners to replace any other 
windows and patio doors in their units at extra, reasonable costs. 


7. Remove all balcony railings and decking.  Replace decking with a Trex® type 
product. Repair, repaint and re-install railings. (We should consider an alternate 
proposal to manufacture and install new aluminum railings) 


8. Final paint, staining and finishing of all new material. 
9. Stain and reseal all entry stairs, landings, vestibules and railings. 
10. Replace exterior numbering and signage with code compliant numerals. 
11.  Pull building permits only for windows and any necessary electrical work.  All 


other work to be done as “repairs”. 


 The EDC has determined that the optimum time frame for this re-siding and repair project, 
if approved by the Board and the owners, would be the spring of 2019. 


Approved by the Exterior Design Committee 
 
Contact:  Dennis Murphy 
Unit C-203 
772-321-3606 
dennis@dmurphy.net 


 








Lack	of	proper	flashings	allow	water	penetration	into	
many	of	our	walls	


	
Example	of	window	installed	with	basic	metal	flashing.		Keeps	water	out.	


	


L.F.	Windows	were	all	installed	without	proper	flashing.		This	causes	water	sheeting	
down	and	wind	driven	onto	the	sides	of	building.		This	will	rot	casing	trim	and	
eventually	run	behind	siding	inside	the	walls.	


	


Exhibit	A	







Exhibit	B	


Poorly	installed	corner	trim	boards	direct	water	flowing	in	channels	of	the	Chanel	Rustic	siding	boards	into	
the	corners	of	the	structure.	This	is	an	important	existing	construction	defect.	
	
			Faulty	existing	corner	details	on	Lake	Forest	Buildings		 	 Example	of	properly	installed	corner	board	detail	


	
	


	







Exhibit	C-1	


	A	few	of	the	many	examples	of	Lake	Forest	siding	defects		


	


Typical	top	of	stem	
walls	showing	wood	
rot,	nail	extractions	due	
to	water	penetration	
and	ice	build	up.	


	







	Exhibit	C-2	


More	samples	of	siding	and	deck	fascia	defects	


	


	


	


	


	


	


	 	







Exhibit	C-3	


More	samples	of	siding	and	deck	fascia	defects:		


	


		







Exhibit	D-1	


Frisco	Bay	Townhomes.		Frisco,	CO	


56	units,	3	garage	buildings.	
Same	builders	and	architect	as	Lake	Forest.	
Cost	in	2014,	$1,000,000	plus	individual	costs	for	window	replacements.			
Assessment:	approximately	$20,000	per	unit	
Financed	½	with	First	Bank	for	10	years	
Contractor:	Excellent	Construction,	Silverthorne,	CO	
	


	


	


Replaced	older	
“Chanel	Rustic”	
siding,	new	
windows	and	
doors.		Used	metal	
wainscoting	as	an	
economy	measure.	


	


	


	


	


	


Garages,	same	
as	Lake	Forest.		
Note	metal	at	
base.	







Exhibit	D-2	
The	Enclave	Townhouses	
	


Keystone,	CO			42	Units,	


Cost	in	2014		$2,900,000	(assessment	approximately		$69,000	per	unit)	


Contractor:	Excellent	Construction,	Silverthorne,	CO	


	


	


Replaced	old	


cedar	siding	with	


stucco	and	stone.		


New	doors	&	


windows	


	


	


	


	


	


	


	


	


	


	


	


	


	


	


	


	


	


	


	


Replaced	all	


decks	with	


Trex®	decking	
and	new	


aluminum	


railings	for	long	


life	and	low	


maintenance	


	


	







Exhibit	D-3	


Lake	Haus.		Dillon,	CO	


84	units.	
Cost	in	2012:	$1,400,000	plus	individual	costs	for	window	replacements.			
Per	unit	cost:	approximately	$17,000,	plus	windows.	
Contractor:	Travis	Construction,	Silverthorne,	CO	
Architect:		Gwyn	Wheeler	


	
	
	
	
	
	


	







Exhibit	D-4	
Frostfire	Condos	Keystone,	CO	
	
30	Units		
Assessment	approximately	$30,000	per	unit	
Cost	in	2015		$900,000	
Contractor:	Travis	Construction,	Silverthorne,	CO	


	


	


BEFORE.	


Removed	“Chanel	
Rustic”	siding	like	
ours.		Lots	of	rot,	
damage	and	water	
leakage	


	


	


	


	


	


AFTER	


New	stone	wainscoting,	installed	
Hardiboard®	siding,	trim,	new	
doors	&	windows.	


	


	


	


			


	























